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Sources
Information presented in this Preliminary Report was compiled from the following sources:

• Staff Report accompanying a Draft Redevelopment Plan for the Sunnyvale Central Core Project
(July 11, 1975).

• Redevelopment Plan for the Central Core, Sunnyvale, California (September 19, 1975).

• First Amended Repayment Contract by and between the Redevelopment Agency and the City of
Sunnyvale (May 1, 1977).

• First Amendment to the Redevelopment Plan for the Central Core (December 23, 1986).

• Second Amendment to the Redevelopment Plan for the Central Core (September 1993).

• First Amended Housing Fund Deficit Reduction Plan (December 1994).

• Ordinance No. 2493-94 Adopting an Amendment to the Central Core Redevelopment Plan
(December 1994).

• City of Sunnyvale Downtown Specific Plan Update – Market Review, Keyser Marston Associates,
Inc. (October 2001).

• Downtown Improvement Program Update Environmental Impact Report, City of Sunnyvale
(March 2003).

• Draft Environmental Impact Report for the Sunnyvale Downtown Improvement Program Update
(March 2003).

• Addendum to the Program Environmental Impact Report for the Sunnyvale Downtown Improvement
Program (June 17, 2003).

• City of Sunnyvale Approved Downtown Specific Plan (October 2003).

• Official Statement for Tax Allocation Refunding Bonds, Series 2003 (November 2003).

• City/Agency Staff Report regarding Adoption of 2003 Loan and Repayment Agreement
(December 18, 2003).

• Loan and Repayment Agreement between the Redevelopment Agency of the City of Sunnyvale and
the City of Sunnyvale (December 2003).

• Report on Fourth Plan Amendment, Sunnyvale Central Core Redevelopment Project Area
(December 2003).

• Third Amended Disclosure Statement Describing Third Amended Chapter 11 Plan, United States
Bankruptcy Court, Central District of California, San Fernando Valley District Case No. SV02-18650
AG (May 19, 2004).

• Third Amended Plan of Reorganization United States Bankruptcy Court, Central District of
California, San Fernando Valley District Case No. SV02-18650 AG (May 19, 2004).

• City/Agency Staff Report regarding Housing Fund Deficit Plan (June 15, 2004).

• Housing Fund Deficit Reduction Plan (June 15, 2004).

• Basic Financial Statements and Independent Auditors’ Reports for the year ended June 30, 2004, for
the Redevelopment Agency of the City of Sunnyvale.
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• City of Sunnyvale Report 2004-0576, Planning Commission, regarding Fourth Quarter Properties
Special Development Permit (August 9, 2004).

• Planning Commission Report 2004-0576, City of Sunnyvale (August 9, 2004).

• City/Agency Staff Report regarding Disposition and Development and Owner Participation
Agreement with Fourth Quarter Properties XLVIII, LLC (August 17, 2004).

• Summary Report Pursuant to Section 33433 of the California Health and Safety Code on the DDOPA
(August 2004).

• Disposition and Development and Owner Participation Agreement by and between the Sunnyvale
Redevelopment Agency and Fourth Quarter Properties XLVIII, LLC (December 2004).

• Implementation Plan for FY 2004/05 to FY 2008/09, Sunnyvale Central Core Redevelopment Project,
Sunnyvale Redevelopment Agency (January 2005).

• Resolution Amending Disposition and Development and Owner Participation Agreement with Fourth
Quarter Properties (February 15, 2005).

• City Council Staff Report regarding $1.5 Million Capital Project: Downtown Public Improvement
(February 2005).

• Ordinance No. 2777-05 Approving and Adopting a Fifth Amendment to the Redevelopment Plan
(March 2005).

City of Sunnyvale Staff Contacted

Mary Bradley, Department of Finance, Director
Peter Gonda, Department of Finance, Senior Management Analyst
Grace Kim, Department of Finance, Finance Manager
Brice McQueen, Redevelopment Agency, Redevelopment Manager
Robert Paternoster, Community Development Department, Director
Trudi Ryan, Department of Community Development, Planning Officer
Charlene Sun, Department of Finance, Finance Management Analyst

City of Sunnyvale Consultants Contacted

Marilyn Chu, Keyser Marston Associates, Manager
Lynn Hutchins, Goldfarb & Lipman, Attorney
Jerry Keyser, Keyser Marston Associates, Principal
Paul Rosenstiel, E.J. De La Rosa and Co. Inc.
Lee Rosenthal, Goldfarb & Lipman, Attorney
John Wagstaff, Wagstaff and Associates, Principal-in-Charge

Other Organizations and Persons Contacted

James Baron, former Receiver under Town Center Mall bankruptcy proceedings
Mu-hua Cheng, Santa Clara County Finance Agency Controller-Treasurer Department, Accountant III
Valerie Reichert, Sixth Street Studio, Graphic Designer
Jane Vaughan, Menlo Equities, Partner
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Definitions
Affected Taxing Entity: Any local government agency or special district providing services within a
redevelopment project area, and levying an ad valorem (property) tax on all or a portion of the assessed
value of the project area, as defined in Section 33353.2 of the CRL.

Affordable Housing Cost: With respect to low-income households, those housing costs which do not
exceed thirty percent (30 %) of the household’s gross income.

Agency: The Sunnyvale Redevelopment Agency, a redevelopment agency established pursuant to
Sections 33100-33115 of the CRL.

Amended Plan: The Sunnyvale Central Core Amended and Restated Redevelopment Plan as amended to
date and incorporating the proposed amendments described in this report that:

A. Create an increased dollar limit on the amount of tax increment collected in the Agency’s Project
Area of $600 million.

B. Amend and restate the text of the existing Redevelopment Plans to conform to the City’s General
Plan and the Downtown Specific Plan, incorporate language reflecting the proposed increase in the
limit on tax increment collection, and reflect current CRL requirements and redevelopment practice.

Base Year: The year of the last equalized assessment roll used in connection with the taxation of property
within a project area prior to the effective date of the ordinance adopting the redevelopment plan.

Blight/Blighting Conditions: Adverse physical, social, or economic conditions in a community, as
defined by Sections 33030, 33031, and 33032 of the CRL.

City: The City of Sunnyvale, a municipal corporation in the State of California.

City Council: The City Council of the City of Sunnyvale, also referred to as the City’s "Legislative
Body" as referred to under Community Redevelopment Law.

Consultant: Seifel Consulting Inc. and John B Dykstra & Associates.

CRL: The State’s "Community Redevelopment Law," as set forth in the Health and Safety Code,
Section 33000 et seq.

DDOPA: The Disposition and Development and Owner Participation Agreement by and between the
Sunnyvale Redevelopment Agency and Fourth Quarter Properties XLVIII, LLC, approved
December 2004.

Downtown Specific Plan: The Sunnyvale Approved Downtown Specific Plan 2003 prepared in
compliance with the Sunnyvale General Plan and other City and State ordinances and regulations,
applicable to lands lying generally within the Redevelopment Project Area.

Federal: Any agency or instrumentality of the United States.

General Plan: The Sunnyvale General Plan  (as amended to date) applicable to lands lying within the
Project Area, prepared pursuant to the State Government Code, Section 65300 et seq.
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Legal Description: A description of the land within a redevelopment project area prepared in accordance
with map specifications approved by the California State Board of Equalization.

Legislative Body: The City Council of the City of Sunnyvale.

Low- and Moderate-Income: Persons or families of low- or moderate-income, as defined in the State
Health and Safety Code, Section 50093.

Occupant: The persons, families, or businesses holding possession of a building or part of a building (as
an apartment or office).

Person: Any individual, or any public or private entity.

Plan: The Redevelopment Plan for the Project Area.

Plan Amendments: (See Amended Plans)

Planning Commission: The Planning Commission of the City of Sunnyvale.

Preliminary Report: The Preliminary Report on the Amended and Restated Plan for the Sunnyvale
Central Core Redevelopment Plan, which is the first of two reports designed to provide the legislative
body and all interested parties with the requisite analysis and documentation pursuant to Section 33344.5
of the CRL.

Project or Redevelopment Project: Any undertaking of a redevelopment agency pursuant to the CRL.

Project Area: The specific geographical area within which a redevelopment agency proposes to initiate
or has established a redevelopment project pursuant to the CRL, as defined in Chapter I and illustrated in
Figure I-1 of this report.

Report to Council: The Report to Council on the Amended and Restated Plan for the Sunnyvale Central
Core Redevelopment Plan. Also known as the “report on the plan,” “final report” is the report to the
legislative body, containing the statutorily enumerated elements from Section 33352 of the CRL that must
accompany a redevelopment plan adoption or amendment in preparation for the public hearing.

State: Any agency or instrumentality of the State of California.

Tax Increment: That portion of property tax revenues received from the property tax levy against all
assessed value within a project area in excess of the assessed value of project area properties in the Base
Year, as defined in Section 33670 of the CRL. Tax revenue allocated by the Agency towards inflation
allocation payments to affected taxing entities is not considered tax increment revenue.
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INTRODUCTION 
 
This appendix provides photographs illustrating blighting physical and economic conditions 
within  the area of the Central Core Redevelopment Project that has been designated as an “Area 
Still Needing Redevelopment Attention.” The photographs presented in this document include 
photographs taken in October, 2003 and May, 2005 that reflect conditions still in effect today. 
 
ORGANIZATION  
 
For convenience, the photographs presented in this appendix are organized into four sections: 
 
 Section A: The Sunnyvale Town Center Shopping Mall 
 Section B: The Sunnyvale Town Center Parking Garage 
 Section C: The Former JCPenney Department Store 
 Section D: Other Areas with Adverse Physical and Economic Conditions 
 
CONDITIONS DOCUMENTED IN THE PHOTOGRAPHS1 
 
Adverse physical and economic conditions documented in photographs include: 
 

                                                             
1 For more detail on blighting physical and economic conditions, reference should be made to Section II, Existing 
Conditions. 

• An Obsolete Shopping Mall.  The Sunnyvale Town Center Mall is an obsolete interior mall. 
It  was formerly anchored by three independent retail anchors.  Today only Macy’s and 
Target survive.  At its peak of occupancy, the mall itself provided 117 separate rental spaces.  
Today the entire mall is vacant and economically blighted. 

 
• An Unsafe Parking Structure.  This large structure, the Town Center Parking Garage, has a 

number of serious physical deficiencies including deflected and cracked columns and 
cracked beams.  Cracks in elevated concrete deck slabs have resulted in water intrusion and 
failure of steel reenforcing tendons.  Because of potential safety hazards, public access to the 
entire upper floor and parts of the lower floor has been restricted.  The entire structure is 
unsafe and  physically blighted. 

  
• A Large, Vacant Department Store.  The former JCPenney department store is vacant and  

economically blighted. 
 
• Other Aging and Deteriorated Commercial Uses.  A number of other commercial structures 

in the area still needing redevelopment attention show  evidence of obsolescence and 
deterioration.  These buildings are located in the Town and Country Center and at various 
locations along El Camino Real.  Both physical and economic blight is present in several of 
these structures. 

 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Section A: The Sunnyvale Town Center Shopping Mall 



 A-1 

 
 

Sunnyvale Town Center Mall.  East parking lot entrance.  Built in 1979, this 
physically and economically obsolete interior mall is now 100 percent vacant. 

 
  

  
 
 Sunnyvale Town Center Mall.  West parking garage entrance.  Visibility of the 
 mall from busy Mathilda Avenue is partially obscured by the Town Center  
 parking garage. 



 A-2 

 
 

Macy’s department store.  One of two surviving anchors at  Sunnyvale Town 
Center. The closing of the mall eliminated two-level shopper access  

 between these anchors. 
 
 

  
 
 The Target department store.  The second surviving anchor at Sunnyvale 
 Town Center.  The closing of the mall eliminated convenient access between the 
 two anchors. 



 A-3 

 
 

Interior, Sunnyvale Town Center Mall.  Vacant.  Escalator access to upper mall 
level. Access between the two shopping levels in the mall was very limited. 

 
 

  
 
 Interior, Sunnyvale Town Center Mall.  Vacant.  Main mall entrance to  
 former anchor, JCPenney (now vacant). 



 A-4 

 
 
 Interior, obsolete Sunnyvale Town Center Mall.  Vacant.  Lower level shops,  
 typical of many (all 117 retail and service spaces in the mall are now vacant). 
 
 

  
 
 Interior, Sunnyvale Town Center Mall.  Vacant lower level shops, typical of  
 many (all 117 retail and service spaces in the mall are now vacant). 



 A-5 

 

  
 
 Interior, Sunnyvale Town Center Mall, second level.  Vacant “food court.” 
 
 

  
  
 Second level, Sunnyvale Town Center Mall.  Vacant “food court” shop. 



 A-6 

  
 
Interior, Sunnyvale Town Center Mall.  Vacant fast food restaurant, 
second level. 

 
 
 
 

  
 
 Interior, Sunnyvale Town Center Mall, second level.  Vacant retail store. 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Section B: The Sunnyvale Town Center Parking Garage 



 B-1 

  
 

Sunnyvale Town Center parking structure, upper-level deck.  Serious structural 
problems.  Public banned from upper level and part of lower level.  Unsafe.   

 
 
 

  
 
 North section, Sunnyvale Town Center garage.  Serious structural problems  
 led to closure of upper-level deck.  Unsafe. 



 B-2 

  
 
 

      
 
     Sunnyvale Town Center parking structure (detail). 
     Serious deflection of columns supporting upper-level deck. 



 B-3 

 
 
 
 
 

      
 
     Sunnyvale Town Center Parking Structure (detail). 
     Column deflection and separation from shear wall.  



 B-4 

 

  
 
 Sunnyvale Town Center parking structure (detail).  Serious cracking in  
 concrete beam end supporting upper-level deck.  Parking structure unsafe. 
 
 

  
 

Sunnyvale Town Center parking structure (detail).  Serious cracking in re-
enforced concrete shear wall (repaired). 



 B-5 

 

  
  

Sunnyvale Town Center parking structure.  Cracking in surface of upper-level 
deck.  Typical of conditions that led to water intrusion and corrosion and failure 
of tendons. 

 
 

  
 
Sunnyvale Town Center parking structure.  Corroded and frayed tendons 
removed from reenforced concrete deck slab -- conditions that led to closing of  

 upper-level deck. 



 B-6 

 
 

Sunnyvale Town Center parking structure (detail, upper-level deck).  Inspection 
holes cut into deck slab to assess deterioration of reenforcing bars and  

 strengthening tendons. 
 
 

  
 

Sunnyvale Town Center parking structure.  Following failure of some tendons 
and subsequent inspections, the entire upper-level deck was closed for 

  safety considerations. 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Section C: The Former JCPenney Department Store 



 C-1 

 
  

The JCPenney Department Store.  The store was closed several years ago and 
has been vacant ever since.  Efforts to find a new tenant have failed. 

 
 

  
 

The vacant JCPenney Department Store.  Since it was closed,  incidents of 
vandalism have occurred.  These have included broken windows which have been 
boarded-up. 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
       
 
 
 
 

Section D: Other Areas with Adverse Physical and 
Economic Conditions 



 D-1 

  
 
 Town and Country Shopping Center.  An aging shopping center.   
 Sagging porch roof. Extensive deterioration.  Evidence of deferred maintenance. 
 
 
 

  
 

Town and Country Shopping Center.  Displaced roof tiles provide evidence of 
recent roof repairs to correct leaks. 



 D-2 

 
 

Town and Country Center (inside detail).  Dry rot has caused a serious loss of 
wood at top of post and end of beam.  As a result, the “T plate” is no longer 
connected.  

 
 
 

  
 

Town and Country Center (outside detail). Dry rot has caused a serious loss of 
wood at top of post and end of beam. As a result, the “T plate” is no longer 
connected.  



 D-3 

 
 
 Town and Country Center (detail).  Surface deterioration of beam supporting 
  porch roof.  Similar conditions observed elsewhere in center. 
 
 

  
 
 Town and Country Center (detail), Water staining under porch.  Evidence of  
 roof leakage.  Similar conditions observed at other locations in center. 



 D-4 

 
 

Town and Country Center (detail).  Dry rot in rafter end supporting porch roof. 
Evidence of leakage and deferred maintenance.  Typical of many rafter ends. 

 
 
 

  
 

Town and Country Shopping Center (detail).  Serious backward deflection 
(bend) of heavy beam supporting porch roof.  



 D-5 

 
 Town and Country Center.  Broken curb and subsided gutter.  Ponding. 
 
 
 

  
 Aging auto repair shop, one of two similar buildings on parcel,  
 205 Washington Avenue. 



 D-6 

 

  
 

Aging and deteriorated commercial building.  Sagging and damaged canopy.  
Corner of Washington Avenue and Carroll Street. 

 
 

  
 

Commercial garage building.  Corner South Murphy Avenue and  
El Camino Real. 



 D-7 

 
  
 Commercial structure.  Wood frame with stucco facade.  251 El Camino Real. 
 
 

  
 
 Aging commercial building.  Corner Taafee Street and El Camino Real. 



 D-8 

 
 

  
 
 Used car dealership.  Deteriorated buildings. Corner Taafe Street and 
  El Camino Real. 
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INTRODUCTION

To facilitate field work and analysis, the “Areas Still Needing Redevelopment Attention,” were
subdivided into ten subareas.1  These subareas are described below.

SUBAREAS

Subarea 1: The area along El Camino Real identified in Figure II-1, page II-7, as an
“Area Still Needing Redevelopment Attention.”

Subarea 2: The block bounded by Evelyn, Mathilda, and Washington Avenues, and
Charles Street.

Subarea 3: The block bounded by Washington, Mathilda, and McKinley Avenues,
and Charles Street.

Subarea 4: The block bounded by McKinley, Mathilda, and Iowa Avenues, and
Charles Street.

Subarea 5: The area within the “Area Still Needing Redevelopment Attention” as
shown in Figure II-1, page II-7, north of Washington Avenue between Aries Way
and Francis Street.

Subarea 6: The areas within the block bounded by Washington, Sunnyvale, Iowa, and
Mathilda Avenues.

Subarea 7: The area within the “Area Still Needing Redevelopment Attention” as
shown in Figure II-1, page II-7, in the block bounded by Evelyn Avenue, Carroll
Street, Washington Avenue, and Sunnyvale Avenue.

Subarea 8: The area within the “Area Still Needing Redevelopment Attention” as
shown in Figure II-1, page II-7, in the block bounded by McKinley Avenue,
Carroll Street, Iowa Avenue, and Sunnyvale Avenue.

Subarea 9: The area within the “Area Still Needing Redevelopment Attention” as
shown in Figure II-1, page II-7, in the block bounded by Iowa, Sunnyvale, Olive,
and Murphy Avenues.

Subarea 10: The block bounded by Iowa Avenue, Carroll
Street, Olive Avenue, and Sunnyvale Avenue.

                                                            
1   For details on the “Areas Still Needing Redevelopment Attention,” refer to Section E, subsection 3, page II-6 and Figure II-1, page
II-7 of the report.
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Subarea 1

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 5
2 5
3 2
4 0
5 0

Total 12

Average Building Conditions Rating: 1.8



3

Subarea 2

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Ratings

Number
of

Buildings
1 3
2 16
3 10
4 0
5 0

Total 29

Average Building Conditions Rating: 2.2



4

Subarea 3

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Ratings

Number
of

Buildings
1 3
2 4
3 5
4 1
5 0

Total 13

Average Building Conditions Rating: 2.3



5

Subarea 4

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 0
2 6
3 4
4 0
5 0

Total 10

Average Building Condition Rating: 2.4
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Subarea 5

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Ratings

Number
of

Buildings
1 4
2 3
3 1
4 0
5 0

Total 8

Average Building Conditions Rating: 1.6



7

Subarea 6

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 1
2 2
3 4
4 0
5 1

Total 8

Average Building Conditions Rating: 2.8
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Subarea 7

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 2
2 2
3 0
4 0
5 0

Total 4

Average Building Conditions Rating: 1.5



9

Subarea 8

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 5
2 10
3 3
4 1
5 0

Total 19

Average Building Conditions Ratings: 2.0
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Subarea 9

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 3
2 4
3 0
4 0
5 0

Total 7

Average Building Conditions Rating: 1.6
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Subarea 10

BUILDING CONDITIONS RATINGS
TABULATION

Building
Conditions

Rating

Number
of

Buildings
1 3
2 11
3 5
4 2
5 1

Total 22

Average Building Condition Rating: 2.4
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Appendix Table E-1
Summary of Tax Increment Projections

Sunnyvale Amended and Restated Plan

Summary of Assumptions
Growth Assumptions

FY 2004/05 Secured Assessed Value: $354,044,072
FY 2004/05 State Board Assessed Value: $6,917
FY 2004/05 Unsecured Assessed Value: $28,046,250
FY 2004/05 Total Assessed Value: $382,097,239
FY 2004/05 Unitary Payments: $56,668

Annual Inflationary Adjustment: 2% of Secured AV
Reassessed Property Assessments: 2% of Secured AV
Development Per Absorption Analysis
Annual Growth in State Board Assessed Value: 0.0%
Annual Growth in Unsecured Assessed Value: 0.0%
Annual Growth in Unitary Payments: 0.0%

Tax Increment Generation
Project Amended between 12/2/04 and 8/20/05
Property Tax Rate: 1.0%
Tax Increment Cap: $118,000,000
County Property Tax Admin Fee: 1.0%
Pass-Through Payments and Housing Set-Aside are calculated based on Incremental Tax Revenues.

Sponsoring Community
City receives pass-through
City's Unadjusted Levy Within Project Area: 16.09%

Agency Administration Cost
Cost in FY 2005/06: $207,177
Annual Increase: 3.0%

Present Value Discount Rate
Present value discounted to FY 2004/05 at: 5.5%

Historical Information
Original Base Assessed Value (Secured, Unsecured and Utility) $37,147,648
Historical TI Remitted to Agency (Net of County Admin) through 2004/05: $52,685,345
Year First Plan Limit was Reached: FY 2012/13

Tax Increment Projections From FY 2005/06 Through End of Project

Nominal Dollars*
Constant                        

FY 2004/05 Dollars*
County Distribution of Basic Incremental Taxes

Incremental Tax Revenues $395,432,000 $186,720,000
Less: County Property Tax Admin Fee 3,954,000 1,867,000
Tax Revenues Remitted to Agency 391,478,000 184,852,000

TI Available to Agency After Obligations
Tax Revenues Remitted to Agency 391,478,000 184,852,000
Less: Pass-Throughs to Taxing Entities 65,481,000 24,896,000
Less: Debt Obligation 261,063,000 133,077,000
Less: State ERAF Payments 269,000 255,000
TI Available to Agency After Obligations 64,665,000 26,624,000

Projected Use of TI Funds
TI Available for Housing Programs 64,665,000 26,624,000
TI Available for Non-Housing Projects 0 0
Total TI Funds Used by Agency 64,665,000 26,624,000
Subtotal, TI for Housing & Projects 64,665,000 26,624,000
Cumulative TI for Housing Programs

2014/ 15 5,193,000 3,107,000
2024/ 25 47,400,000 21,311,000
2028/ 29 64,665,000 26,624,000

Cumulative TI for Non-Housing Projects
2014/ 15 0 0
2024/ 25 0 0
2028/ 29 0 0

* Figures are rounded to $1,000. Calculations may not precisely match, due to rounding.
Sunnyvale Redevelopment Agency
Amended and Restated Plan

Report to Council
June 2005
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I. Introduction

Section 33490 of the California Community Redevelopment Law (the “CRL”) requires that a
redevelopment agency administering a redevelopment plan prepare and adopt a five-year implementation
plan for its project areas. The principal goal of the implementation plan is to guide an agency in
implementing its redevelopment program to help eliminate blighting influences. In addition, the
affordable housing component of the implementation plan provides a mechanism for a redevelopment
agency to monitor its progress in meeting both its affordable housing obligations under the CRL and the
affordable housing needs of the community. In effect, the implementation plan is a guide, incorporating
the goals, objectives and potential programs of an agency for the five-year implementation plan period,
while providing flexibility so the agency may adjust to changing circumstances and new opportunities.

This document constitutes the FY 2004/05 through FY 2008/09 Implementation Plan for the
Sunnyvale Central Core Redevelopment Project Area (the “Project Area”), which was established in
1975. This Implementation Plan outlines the program of revitalization, economic development, and
housing activities of the Redevelopment Agency of the City of Sunnyvale (the “Agency”) for FY 2004/05
through FY 2008/09, the required five-year planning period.

A. Organization
Generally, the implementation plan must contain the following information:

• Specific goals and objectives for the next five years for both housing and non-housing activities.

• Specific programs and expenditures for the next five years for both housing and non-housing activities.

• An explanation of how the goals, objectives, programs and expenditures will assist in the elimination
of blight and in meeting affordable housing obligations.

Chapter I provides a basic discussion of the CRL requirements, Project Area description, Agency
accomplishments to date, and goals and objectives for the Project Area. Chapter II summarizes the
proposed non-housing activities and related revenues and expenditures for the five years, and a
description of the blighting conditions and how they will be alleviated by the activities. Chapter III
addresses housing activities and expenditures, and tracks Agency progress in meeting its affordable
housing obligations.

B. Interpretation
The Implementation Plan is intended to provide general guidance for the implementation of the Agency’s
programs and activities. The Agency expects that particular constraints and opportunities, not fully
predictable at this time, will arise in the course of undertaking the projects and activities described in this
Implementation Plan over the next five years. Therefore, the Agency intends to use and interpret this
Implementation Plan as a flexible guide. The Agency acknowledges that specific projects and activities as
actually implemented over the next five years may vary in their precise timing, location, cost,
expenditure, scope and content from those set forth in this document.
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C. Description of the Redevelopment Plan and Project Area
The Redevelopment Plan for the Central Core Redevelopment Project (as amended, the
“Redevelopment Plan”) was adopted by the Sunnyvale City Council in November 1975. The Sunnyvale
Central Core Redevelopment Project Area consists of 184 acres, including the Central Business District.
Table I-1 below provides a summary of the time and financial limits of the Redevelopment Plan for the
Project Area. The boundaries of the Project Area are shown in Figure I-1.

Table I-1
Summary of Sunnyvale Central Core Redevelopment Plan

Time and Fiscal Limits

Sunnyvale Central Core
Project Area

Background Information
Total Acres 184
Date of Adoption 11/26/1975

Time Limits
Incurring Debt 01/01/2004
Plan Effectiveness (Project Activities) 11/26/2015
TI Collection/Repayment of Debt 11/26/2025
Eminent Domain 1/13/2012a

Financial Limits
Tax Increment Cap $118 million
Bond Limit None specified
a. Only on non-residential properties in the Project Area, excluding properties on which persons reside.
Source: City of Sunnyvale Redevelopment Agency.

The purpose of establishing the Redevelopment Plan was to eliminate blight and to stimulate private
development of the downtown core area. One of the Agency’s original activities was to assist in the
development of the 750,000 square foot Sunnyvale Town Center shopping mall, which was opened in
1979. The Agency’s assistance included land assembly and disposition and financing of necessary off-site
improvements. Financing of Project Area activities has included tax allocation bonds, certificates of
participation secured by revenue from an Agency-owned parking facility, and other City loans.



EVELYN AVE

WASHINGTON AVE

W. IOWA AVE

OLIVE AVE

CIVIC CENTER WY

EL CAMINO REAL

BRYAN AVE

LINCOLN AVE

BEEMER AVE

ANGEL AVE

CALIFORNIA AVE

HENDY AVE

TA
A

FF
E

  S
T

N
. S

U
N

N
Y

VA
LE

  A
V

E

N
. F

R
A

N
C

E
S

  S
T

N
. M

U
R

P
H

Y
  A

V
E

M
A

TH
IL

D
A

 A
V

E
TA

A
FF

E
 S

T

S
. F

R
A

N
C

E
S

 S
T

S
. M

U
R

P
H

Y
 A

V
E

S
U

N
N

Y
VA

LE
  A

V
E

C
H

A
R

LE
S

  S
T

FL
O

R
E

N
C

E
 S

T

C
A

R
R

O
LL

 S
T

JARVIS
CT

MC. KINLEY

SOUTHWOOD

CAPELLA     WY

TA
A

FF
E

 S

A
R

IE
S

   
   W

Y

BOOKER  AVE

BARSONTER.

ALTAIR  ST

S
A

N
 A

N
D

R
E

S
C

T

O
A

K
C

T

JA
C

K
S

O

B
A

Y
V

IE
W

AVE

BISHOP     AVE

JARVIS
CT

MC. KINLEY

SOUTHWOOD

A
     

T
 

  
  

BOOKER  AVE

.

L I  

S
A

N
 A

N
D

R
E

S
C

T

O
A

K
C

T

JA
C

K
S

O
N

B
A

Y
V

IE
W

AVE

BISHOP     AVE

W
A

V
E

R
LY

 A
V

E

N

0                                  600

FEET



Sunnyvale Redevelopment Agency Five-Year Implementation Plan
Sunnyvale Central Core Redevelopment Project January 2005

I-4

D. Project Status
For various reasons, including the limitation on and roll-back of property tax rates mandated by
Proposition 13 soon after adoption of the Redevelopment Plan, tax increment revenue allocated to the
Agency was insufficient to pay the annual debt service on the Agency’s Central Core Tax Allocation
Bonds (the “TABs”) and parking facility Certificates of Participation (the “COPs”) until recent years.
Consequently, the Agency entered into a Repayment Contract with the City in 1977 (the “1977
City Loan”) to repay the City for costs paid on its behalf, plus 8% interest on the unpaid balance. The
funds used to repay the City are generated from tax increment revenue, but the City loan obligation is
subordinate to Agency debt service payments due on its TABs and COPs. While tax increment revenues
in the last few years have been sufficient to meet the Agency’s annual debt service, the outstanding
balance of the City Loan continues to grow as a result of annual interest costs. In addition, the Agency
needed to borrow additional funds from the City in FY 1993/94 (the “1994 City Loan”) and FY 2001/02
(the “Plaza Loan”) to fund operating and capital costs.

In 1986, the legislature imposed a new statutory obligation on Redevelopment Agencies to set aside
20 percent of the tax increment revenue generated in a Project Area each year in a special fund for the
provision of affordable housing (the “Housing Fund”). Agencies that had issued debt secured by tax
increment prior to January 1, 1986 and needed all of their tax increment to repay this pre-existing debt
were not required by the CRL to make deposits into the Housing Fund through FY 1993/94 if they made
appropriate findings. The Agency made the findings under the CRL that exempted it from the obligation
to make such Housing Fund deposits through FY 1993/94. Starting in FY 1994/95, the Agency has
deferred deposits into its Housing Fund under a separate provision of the CRL that allows deferrals to the
extent that tax increment revenue is insufficient to make full deposits due to its pre-1986 debt obligations.
Given the Agency’s significant pre-1986 debt obligation of $55,685,000, the Agency is projected to defer
deposits to the Housing Fund on this basis for many years. The deferred deposits will become an
additional debt that the Agency must repay once sufficient tax increment revenue becomes available. As
of the beginning of FY 2004/05, the Agency has accumulated a deficit in the Housing Fund of
$5,492,253. The outstanding balances, including principal and accrued interest on all of the Agency’s
debt obligations as of the beginning of FY 2004/05 are as follows:

Table I-2
Outstanding Agency Debt Obligations as of June 30, 2004

(Rounded to Nearest $1000)

Pre-1986 Debt Post-1985 Debt Total Debt
Central Core Tax Allocation Bonds $7,894,000 $7,894,000
Parking Facility Certificates of Participation $14,965,000 $14,965,000
1977 City Loan $32,826,000 $32,826,000
1994 City Loan $14,104,000 $14,104,000
Plaza Loan from City $1,787,000 $1,787,000
     Total Non-Housing Debt Obligations $55,685,000 $15,891,000 $71,576,000
Housing Fund Deficit $5,492,000 $5,492,000
     Total Obligations $55,685,000 $21,383,000 $79,068,000

Source: Sunnyvale Redevelopment Agency
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In summary, the Agency’s current annual tax increment revenue of about $4 million is now sufficient to
pay debt service on the pre-1986 TABs and COPs, but is insufficient to reduce the balance of the 1977
City Loan or to make any current deposits to the Housing Fund (thus incurring an additional Housing
Fund deficit that must be repaid later). Furthermore, there is no remaining tax increment revenue for the
Agency to pay general administrative costs or to undertake new activities. Any such administrative costs
and new activities can only be undertaken with additional monetary advances from the City, the
repayment of which will come far in the future, given the Agency's existing obligations and annual tax
increment revenue flow.

E. Agency Accomplishments FY 1999/00 – FY 2003/04
The lack of uncommitted revenue received from FY 1999/00 through FY 2003/04 precluded the Agency
from formally initiating any large scale redevelopment projects or directly funding any redevelopment
activities. The revenues received during this time period were used to meet debt obligations. However, the
Agency has continued to facilitate and promote activities in the Project Area that will improve the
downtown and alleviate factors that contribute to blight. Agency activities during the previous
Implementation Plan period have included the sale of land through a Disposition and Development
Agreement for the Mozart development, reinstating eminent domain on non-residential property in the
Project Area, and completing the selection of a developer to redesign the Town Center Mall.

F. Overview of Future Activities
While there will be no uncommitted tax increment revenue available to the Agency during the five-year
Implementation Plan, the Project Area continues to require public support to achieve the goals of
eliminating blight and revitalizing downtown. In 2003, the City Council updated the
Downtown Specific Plan (the "Specific Plan"), which sets forth two main goals for the Downtown
Commercial Core District: (1) to link the different blocks together into a cohesive downtown core and (2)
to create a lively street life on all primary streets. The Specific Plan and Redevelopment Implementation
Plan continue to set the context for the downtown area's growth and redevelopment. To continue the
Project Area revitalization effort in the manner envisioned by the Specific Plan, the Agency and the City
are currently implementing programs envisioned in the Specific Plan. Consequently, the Agency's major
activities for the coming five years will be twofold:

1. To meet the Agency's existing financial and administrative obligations, and

2. To work with the City to implement the Specific Plan.

The Project Area continues to need redevelopment attention, particularly the central area surrounding the
Town Center Mall. Retail activity at the Town Center Mall declined dramatically in the 1990s and the
owners of the mall filed bankruptcy in 2002. The City and the Agency have been working with the
court-appointed Receiver and the selected Town Center Mall developer to develop a plan to revitalize the
mall and replace the obsolete and deteriorated parking structure. The City Council, on August 17, 2004,
approved the demolition of the old Town Center Mall and its replacement with one million square feet of
retail space, 292 housing units, 282,000 square feet of office space and more than 5,000 parking spaces.
The new development will create a new downtown center with street and pedestrian connections to the
Cal Train Station, Murphy Street, Town and Country Village, the adjoining residential neighborhoods and
Mathilda Street, one of the City’s major thoroughfares. On December 21, 2004, the City approved a
Disposition, Development and Owner Participation Agreement with the developer that provides the terms
for the redevelopment of the Mall.
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G. Five Year Goals and Objectives
The implementation plan provisions of the CRL require the Agency to establish goals and objectives for
the Project Area for the five-year planning period. The following major goals and objectives will be
pursued by the Agency, which are the same as those for the overall Redevelopment Program:

Goal 1 Meet the Agency's existing financial and administrative obligations.

Objective 1.1 Make all current debt service payments on Tax Allocation Bonds.
Objective 1.2 Make all reimbursements to the City of current year City payments on the

Town Center parking garage COPs, and begin to reduce the principal balance
of the 1977 City Loan, if possible.

Objective 1.3 Adequately and timely perform all reporting, accounting, and administrative
functions imposed by the CRL and prudent governmental practice.

Objective 1.4 Continue to encourage and nurture private investment in commercial
developments.

Goal 2 Establish the downtown as the cultural, retail, financial and entertainment center
of the community, complemented by employment, housing and transit
opportunities.

Objective 2.1 Establish a 24 hour downtown with Class A office buildings around a vibrant
retail district with easy parking and public transportation and easy access from
a variety of housing types.

Objective 2.2 Continue public/private partnerships in the development of office, retail,
housing, and open space facilities.

Objective 2.3 Create a unique shopping, dining, entertainment experience in the downtown,
combining new restaurants with small shops, major retail stores, and theatre
with easy, available parking and strong pedestrian connections to other parts
of the downtown.

Goal 3 Implement specific actions such as the provision of public improvements in an
attractive and cohesive physical form, which clearly identifies Sunnyvale's
downtown.

Objective 3.1 Complete priority improvements in phases to civic plaza downtown.
Objective 3.2 Facilitate the redevelopment of the Town Center Mall to provide for an

open-air, pedestrian-oriented, retail and residential development.
Objective 3.3 Complete priority streetscape projects to facilitate an attractive pedestrian

environment and to promote development on adjacent parcels.
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Goal 4 Development and implementation of an overall parking strategy that meets the
needs of retail, office, housing and visitor demand.

Objective 4.1 Support an overall parking strategy for downtown that optimizes parking use
based on office, retail, and entertainment peaks.

Objective 4.2 Replace existing parking and pursue funding opportunities for additional
public parking as needed to support downtown development.

Goal 5 Increase housing opportunities.

Objective 5.1 Maintain the character and density of single-family neighborhoods
surrounding the downtown.

Objective 5.2 Encourage mixed housing consisting of market rate and affordable housing in
appropriate locations including the proposed Town Center redevelopment, the
Town and County area, and transit corridors in or near the downtown.
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II. Non-Housing Implementation Plan

This section describes the five-year Non-Housing Redevelopment Program, including a summary of the
project and activity descriptions, deficiencies to be corrected, and estimated revenues and expenditures.
As they are implemented, the projects and activities may be modified over time to better serve the
purposes of redevelopment. The cost estimates are preliminary and subject to refinement as the
Redevelopment Program planning and implementation proceed. Some of these projects and activities may
not be completed within the next five years of the Redevelopment Program, and thus, related costs may
not be incurred in the next five years.

A.  Redevelopment Program FY 2004/05 – FY 2008/09
The Agency will undertake projects and activities in the Project Area over the next five years to alleviate
blighting conditions and attain the Redevelopment Program goals and objectives. The projects and
activities can be categorized into six basic program categories, as described below.

1. Financial and administrative activities to meet existing obligations.
Given the Agency’s financial situation, a primary activity for the Implementation Plan period will be to
meet its already existing obligations by:

• Making payments on the Central Core Tax Allocation Bonds,

• Reimbursing the City for the City’s payment of current debt service on the Town Center parking
garage Certificates of Participation, and

• Making payments toward the Agency’s other debt obligations, particularly the 1977 City Loan.

2. Establish the downtown as the cultural, retail, financial and
entertainment center of the community, complemented by employment,
housing and transit opportunities.

The Agency’s revitalization activities will focus on establishing the downtown as a center of activity for
the community. The Agency negotiated a final Disposition Development and Owner Participation
Agreement with a developer for the Town Center Mall to provide a new pedestrian-oriented, mixed-use,
open-air mall including affordable housing, replacement and additional parking, and a multiple screen
theater.

3. Implement specific actions such as the provision of public
improvements in an attractive and cohesive physical form, which clearly
identifies Sunnyvale's downtown.

To establish a unique downtown as contemplated by the Specific Plan, the Agency might assist the City,
through non-tax increment resources, in providing needed Project Area infrastructure:

• Traffic mitigation measures within and surrounding the proposed Town Center Mall redevelopment.

• Enhance pedestrian connections, public plazas and parks, including a main plaza in the north of
Washington area.

• Reestablish and reconnect McKinley and Murphy Avenues to allow vehicle and pedestrian traffic
through the redesigned Town Center area.
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• Miscellaneous street improvements, including special sidewalk paving, lighting fixtures, benches,
landscaping, landmarks, gateways and wayfinding system. As funds become available and
development progresses these features will be added as part of development and part of the City's
ongoing infrastructure replacement program.

• Signage program: A comprehensive signage program has begun and will be augmented as projects
begin and needs change.

4. Development and implementation of an overall parking strategy that
meets the needs of retail, office, housing and visitor demand.

The Agency is undertaking an overall parking strategy to insure that there is adequate parking for the
activities envisioned for the downtown. The Agency will also explore non-tax increment funding sources
to provide adequate parking to support downtown activities. An adequate amount of accessible and
affordable public parking is crucial to the success of downtown. Activities will include:

• Town Center Mathilda Avenue parking structure demolition: Closure of the second level of the
structure was ordered on June 2, 2003 by the Building Official because of functional obsolescence
and deterioration. Repair costs exceed the value of the structure, and therefore it should be
demolished and replaced. The City is obligated to pay for two-thirds of the total demolition cost,
estimated at approximately $1,165,000, and the mall developer will be responsible for the remaining
portion.

• Town Center Structure Maintenance: The city will continue to maintain the parking structure until the
mall redevelopment and parking structure demolition take place.

5. Increase Housing Opportunities.
Housing is also an important component to an economically viable downtown. The goals of the plan are
to maintain the character and density of single-family neighborhoods surrounding the downtown and to
encourage mixed housing consisting of market rate and affordable housing in appropriate locations
including the proposed Town Center redevelopment, the Town and Country area, and transit corridors in
or near the downtown.

6. Agency Administration.
The Agency will continue to have various administrative and operational requirements associated with
implementing the above projects and activities. These will include program staff, planning functions and
legal and other technical assistance.

B. Linkage Between Proposed Redevelopment Program and
Elimination of Blighting Influences

An implementation plan must provide an explanation of how the goals, objectives, programs and
expenditures for the five-year planning period will serve to eliminate blighting conditions in a project
area. The five-year Redevelopment Program as further described herein will continue the process of
improving the Project Area and alleviating blighting conditions.
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Within the Project Area the following physical conditions continue to be significant: poor site conditions,
poor building conditions, and parcels of irregular shape and form. Economic blighting conditions,
including impaired investments, commercial vacancies and the underutilization of commercial parcels,
continue to inhibit the ability of this area to improve without continuing assistance from the
Redevelopment Agency. The economic decline is also evident in underutilization of real estate, the
presence of marginal businesses, declining retail sales, and low lease rental rates. The physical decline is
evident in the absence of modern real improvements to low lease storefronts and the absence of adequate
parking facilities. In particular the Town Center Mall experienced significant declines in business
resulting in its owner declaring bankruptcy in 2002. The mall is now completely empty except for two
department stores. One of the Mall’s main parking structures is physically deteriorated and unsafe.

As a key element of the Redevelopment Program, the Agency and the City are negotiating a Disposition,
Development and Owner Participation Agreement (DDOPA) with the selected private developer to
redevelop the Town Center Mall and replace the deteriorated parking deck. Other Redevelopment
Program activities may include acquisition and assembly of small, underutilized and/or poorly configured
parcels of land that would otherwise be inadequate for modern development. The proposed
Redevelopment Program would foster economic growth, attract more people to the downtown, and
develop more retail by reinvigorating commercial uses. New development will add value to tax rolls,
encourage further development, generate demand for Project Area properties and increase property
values. The proposed program would also provide an incentive for existing owners and the private sector
to reinvest in their underutilized and blighted properties.

The provision of adequate and easily accessible parking will assist in the retention and attraction of
businesses within the Project Area. The construction and upgrade of necessary public improvements and
facilities will provide improved public health, safety and welfare due to better pedestrian and vehicular
traffic circulation and access, and enhanced aesthetics through streetscape design and construction. The
proposed parking projects will not only meet the demand generated by new development but will also
supply needed parking to the area's deficient inventory.

In summary, these public infrastructure improvements will help stimulate reinvestment and growth in the
Project Area. The ability of an area to attract new investors and encourage existing property owners to
maintain and reinvest in their properties depends on the quality of the public infrastructure and amenities
serving the building stock.

The expected benefits of redevelopment projects include:

• Increased commercial rents and retail sales volumes;

• Owner upgrades to existing properties;

• Increased assessed values from new development;

• Renewed interest in the downtown; and

• Enhanced job growth opportunies.
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The work envisioned over the next five years intends to continue programs that have helped create an
environment supportive of downtown office and retail development. Through programs that encourage
building owners and merchants to rehabilitate and reinvest in their properties, the Agency is directly
confronting both the physical and economic blight that still remains.

Due to the Agency’s significant outstanding debt obligations, the Agency's primary activity for the
five-year Implementation Plan period will be to repay existing debt obligations related to the Agency's
Tax Allocation Bonds and Certificates of Participation and the 1977 City Loan. These debts were incurred
by the Agency to fund the original public investment in the Town Center Mall, including land assembly
and write-down, site preparation, and parking garage construction. The combined public/private effort to
develop the Town Center Mall, in turn, eliminated certain blighting conditions in the Project Area
identified at the time of adoption of the Redevelopment Plan in 1975. In effect, by continuing to pay debt
service costs on the debts incurred in 1977, the Agency is continuing to finance activities that alleviated
those original blighting influences and will enable the City to assist in future redevelopment of the Town
Center Mall.

The Agency will continue to address remaining blighting influences in the Project Area through its
planning activities. These activities include the redevelopment of the Town Center Mall into an open-air,
pedestrian-oriented mixed-use center for retail, housing, and entertainment, encouraging the
redevelopment of the Town and Country area for housing and retail, provision of increased public
parking, a downtown plaza, streetscape improvements, pedestrian linkages and land assembly. These
activities will help eliminate blighting conditions including: age, obsolescence, deteriorated structures,
economic stagnation resulting in high vacancy rates and low retail sales volumes and the lack of adequate
public infrastructure, including lack of traffic circulation improvements and off-street parking.

Table II-1 on the following page provides a matrix summarizing the relationship between proposed goals,
objectives, projects and activities and how they will eliminate blight.

C. Five-Year Implementation Plan Revenues
The Agency has two primary potential revenue sources: debt issuance proceeds and annual tax increment
revenues. The source and uses of Agency revenues are summarized in Table II-2.

1. Debt Issuance Proceeds
The Agency does not anticipate incurring any new debt during the Five-Year Plan period.

2. Annual Tax Increment Revenues
Tax increment revenues generated in the Project Area during the five-year planning period are projected
to be approximately $21 million and are expected to be fully applied to Agency administration, ERAF
payments and debt service obligations. Because of the Agency’s high level of outstanding debt
obligations, almost all tax increment generated revenue will be used to repay these debts during the five-
year Implementation Period. The only funds available for Non-Housing projects are those amounts
previously reserved in a Capital Projects Fund that were generated from non-tax increment sources. The
projected tax increment in the five-year planning period assumes an increase in assessed values from the
redevelopment of the Town Center Mall. The available annual tax increment revenues and the uses of
these funds are summarized in Table II-2.
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3. Other Agency Income
The Agency receives additional revenues from interest income. Approximately $500,000 in other Agency
income is projected during the five year implementation plan period.

4. Non-Agency Financial Resources
Wherever possible, the Agency has been and will continue to leverage other funds in connection with its
redevelopment efforts. The Agency has targeted local, state and federal funding sources to assist in
financing eligible projects. As permitted by law, possible funding sources include government grants and
assistance programs, as well as private sector sources.

To a limited extent, the City’s development impact fees generated from new development will be a source
of public infrastructure and facilities funding when feasible. The Agency will also pursue funds from
federal programs including CDBG and HOME Funds, in addition to state and county funds.

D. Five-Year Implementation Plan Expenditures

1. Proposed Program Expenditures – Five-Year Period
The Agency has developed programs to implement its goals and objectives for the current five year
implementation plan period as described in Section A above. The  Agency has identified over $22 million
in estimated costs of the FY 2004/05 through FY 2008/09 program of non-housing activities, as
summarized in Table II-3.

The non-housing program costs over the five-year implementation period exceeds the estimated Agency
resources for non-housing activities due to the fact that most all of the Agency’s financial resources are
dedicated to repayment of pre-1986 debt obligations. Thus, the Agency will need to defer some programs
or leverage other funding sources in order to undertake its non-housing programs and activities over the
next five years.

2. Proposed Programs and Expenditures – Project Life
It is possible that some program activities proposed by the Agency for this implementation plan period
may not necessarily occur as planned in the five-year period or may not occur at all. It is also possible that
other programs not listed in this Implementation Plan may instead be pursued. Further, some of the
activities to be undertaken beyond the five-year planning period of this Implementation Plan may actually
take place within the five-year planning period if development needs or opportunities warrant undertaking
the activities.

The projects, activities and expenditures contained in this Implementation Plan are in part based on
certain assumptions made by the Agency relating to revenues, ERAF payments, market conditions,
community needs and priorities, and resident and developer interest. Consequently, should Agency
assumptions not be realized or unforeseen circumstances arise, further mid-course modifications in
programs and this Implementation Plan may be required.



 Table II-3
Projected Five Year Non-Housing Redevelopment Program Expenditures

FY 2004/05 - FY 2008/09
(Rounded to nearest $1,000)

Non-Housing Program Category and Project Description
Proposed Agency 

Expenditures                        

FY 2004/05 - FY 2008/09a

Financial and Administrative Activities to Meet Existing Obligations
Make payments on the Tax Allocation Bonds. 2,960,000
Reimburse the City for the City's payment of debt service on parking garage 
Certificates of Participation. 6,057,000

Make payments toward the Agency's other pre-1986 debt obligations, particularly 
the 1977 City Loan. 10,722,000

Establish the Downtown as the cultural, retail, financial and entertainment center of the community,
complemented by employment, housing and transit opportunities.

Finalize negotiations and enter into a DDOPA with the selected developer for the 
Town Center Mall to provide a new pedestrian-oriented, mixed use, open-air mall 
including affordable housing, replacement and additional parking and a multiple 
screen theater.

N/A

Help implement the Downtown Specific Plan objectives. N/A
Implement Specific Actions such as the provision of public improvements in an attractive and cohesive
physical form, which clearly identifies Sunnyvale's downtown.

Traffic mitigation measures within and surrounding the proposed Town Center Mall 
redevelopment. N/A

Enhance pedestrian connections and public plazas and parks, including a main plaza 
in the north of Washington area. N/A

Reestablish and reconnect McKinley and Murphy Avenues to allow vehicle and 
pedestrian traffic through the new Town Center development. N/A

Miscellaneous street improvements, including special sidewalk paving, lighting 
fixtures, benches, landscaping, landmarks, gateways and wayfinding system. $1,562,000 
Signage program. N/A

Development and implementation of an overall parking strategy that meets the needs of retail, office,
housing and visitor demand.

Town Center parking structure demolition. $800,000 

Increase housing opportunities.
Maintain the character and density of single family neighborhoods surrounding the 
downtown. N/A

Encourage mixed housing consisting of market rate and affordable housing in 
appropriate locations including the proposed Town Center redevelopment and transit 
corridors in or near downtown.

N/A

a. These listed expenditures do not represent the complete funding needed for each of these projects. Because the Agency

 uses most of its financial resources to repay existing debt obligations, the Agency will seek to leverage its resources

 with additional funding opportunities including any non-tax increment generated revenue, local, state and federal grants 
 and assistance programs, as well as private sector sources. The City may also choose to advance additional funds
 on behalf of the Agency for some of these activities.

Source: City of Sunnyvale.
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III. Housing Component

This chapter comprises the housing component of the Implementation Plan, summarizing the Agency’s
housing obligations pursuant to the legal requirements of the CRL. Redevelopment agencies are expressly
required to undertake activities that will assist in "increasing, improving, and preserving the community's
supply of low and moderate income housing." However, for reasons described below, the Agency is not
statutorily required, and will not have revenues available, to actively participate in a program of
affordable housing provision over the five-year Implementation Plan period.

This chapter is organized as follows:

•  Section A presents an overview of the Agency’s affordable housing responsibilities.

•  Section B discusses funding for affordable housing activities and describes the history, current status,
and projected deficits in deposits to the Housing Fund that the Agency will incur over the
Implementation Plan period.

•  Section C addresses the statutory requirement for a Housing Production Plan.

•  Section D addresses the statutory requirement for a Replacement Housing Plan.

A. Overview of CRL Affordable Housing Requirements
The housing portion of the Implementation Plan is required to set forth specific goals and objectives for
the five year Implementation Plan period (FY 2004/05 through FY 2008/09), present estimates of specific
Housing Fund deposits, projects and expenditures planned for the five year implementation period, and
explain how the stated goals, objectives, deposits, programs, projects and expenditures will produce
affordable housing units to meet these obligations. The CRL requires an implementation plan to include
the following affordable housing planning components:

•  Amount available in the Housing Fund, estimates of annual deposits into the Housing Fund during the
five year Implementation Plan period, and the Agency’s plans for using the annual deposits to the
Housing Fund.

•  The Housing Production Plan, which includes the total number of housing units to be produced and
the number of affordable housing units to be produced for three different time periods:

− For the five year period (FY 2004/05 through FY 2008/09)

− For the ten year compliance period (FY 2004/05 through FY 2013/2014), and

− For the life of the Redevelopment Plan (through FY 2025/26).

•  If a planned project will result in the destruction of existing affordable housing, identification of
proposed locations for replacement housing that the Agency would be required to produce.

For the reasons specified below, only the Housing Fund requirement is applicable to the Agency in its
administration of the Redevelopment Plan for the Project Area.
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B. Housing Fund Status and Deficit Reduction Plan
The CRL requires an agency to set aside in a separate Low and Moderate Income Housing Fund (the
Housing Fund) at least 20 percent of all tax increment revenue generated from its project areas. The funds
must be used for the purpose of increasing, improving and preserving the community’s supply of
affordable housing. Such housing must be available at affordable housing cost and occupied by
households of very low, low or moderate income. (Sections 33334.2 and 33334.3)

The Agency first became subject to this Housing Fund deposit requirement in 1986, when the CRL was
revised to require agencies administering redevelopment project areas adopted prior to 1976, such as this
Project Area, to make such deposits to the extent that the Agency had sufficient funds available to make
these deposits. Through FY 1993/94, the Agency made a finding authorized by the CRL that exempted it
from the Housing Fund deposit requirement due to its pre-1986 debt obligations. This exemption under
the CRL was no longer available after 1994. Instead, starting in FY 1994/95 the Agency has deferred
making deposits into its Housing Fund and is accumulating a deficit obligation because no tax increment
revenue remains after the Agency has paid obligations on debts entered into before 1986 (consisting of
the debt on the Tax Allocation Bonds, the Certificates of Participation, and the amounts owed on the
1977 City Loan).

The Agency is not projected to have tax increment revenue remaining after paying its pre-1986 debt
obligations with which to make a deposit to the Housing Fund throughout the Implementation Plan
period. The Agency has already made the CRL-required finding to this effect for FY 2004/05, and expects
this to continue for each remaining fiscal year of the Implementation Plan period. As a result, the Agency
expects to create a deficit in its Housing Fund deposits of about $9.7 million by the end of this
Implementation Plan period, as indicated in Table III-1.

Because it does not anticipate any Housing Fund deposits and because it does not have any other direct
sources of funding for affordable housing activities, the Agency does not expect to produce any new,
rehabilitated, or price-restricted affordable housing units during any of the five years of the
Implementation Plan period. However, the City will continue to undertake an active affordable housing
assistance program, including rehabilitation of rental and ownership housing and new construction of
family housing. Additionally the City will continue to utilize its Below Market Rate Program and
undertake affordable housing and support service activities.

In June 1994, the Agency first adopted its Housing Fund deficit reduction plan as required by Health and
Safety Code Section 33334.6(g) and later modified the plan as permitted by the CRL. The deficit
reduction plan calls for the Agency to reduce its Housing Fund deficit by making extra deposits into the
Housing Fund in future years after the following three payments have been made:

1. full repayment of all amounts owed on pre-1986 debt,

2. deposits of 20 percent of current year tax increment revenue into the Housing Fund, and

3. payments to reduce debt incurred in the future for new redevelopment activities.
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If full build-out of the Specific Plan occurs over the next twenty years, it is projected that the Agency still
would not be able to eliminate the Housing Fund deficit with tax increment revenue from the Project Area
before the normal expiration of the Redevelopment Plan in 2025. In that case, the Agency will avail itself
of the specific provisions of the CRL that require the City and the Agency to extend the duration of the
Redevelopment Plan and/or the amount of tax increment revenue that can be received under the terms of
the Redevelopment Plan to the extent necessary to eliminate any remaining Housing Fund deficit (see
Health and Safety Code Sections 33333.4(a) and 33333.6(g)).

In connection with preparation of its future annual budgets and any corresponding finding regarding
deferral of deposits into the Housing Fund, the Agency will monitor and adjust its Housing Fund deficit
reduction plan to reflect changing financial conditions.

Table III-1
Estimated Housing Fund Deficit
FY2004/05 through FY 2008/09

Fiscal Year
20% of Gross Tax

Increment Revenue
Estimated Deposit to

Housing Fund
Deficit in Housing

Fund Deposits
Accumulated

Deficit through
FY 03-04  ($5,492,000)

2004-05 $728,000 $0 ($728,000)
2005-06 $748,000 $0 ($748,000)
2006-07 $770,000 $0 ($770,000)
2007-08 $792,000 $0 ($792,000)
2008-09 $1,207,000 $0 ($1,207,000)

TOTAL $4,245,000 $0 ($9,737,000)
Source: Sunnyvale Redevelopment Agency, Seifel Consulting Inc.

C. Affordable Housing Production Requirement
Redevelopment agencies administering project areas created by redevelopment plans adopted on or after
January 1, 1976 and territory added to project areas by amendments adopted on or after January 1, 1976
must meet an affordable housing production requirement. Since the Project Area was established in 1975,
this requirement does not apply to the Agency and no production plan is required (Section 33413(d)(1)).
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D. Replacement Housing Requirement
In general, when residential units housing low and moderate income persons are destroyed or taken out of
the low-and moderate-income market as part of a redevelopment project, a redevelopment agency must
replace those units within a specified time in accordance with a plan adopted by the Agency following
public review.

The replacement housing requirement applies to project areas established by redevelopment plans (or
areas added by amendments) adopted on or after January 1, 1976. For redevelopment agencies that are
administering project areas established prior to 1976, the replacement housing obligation will become
applicable only with respect to dwelling units removed from the housing stock as a result of
redevelopment activities on or after January l, 1996.

The Agency has incurred no replacement housing obligation under the CRL to date. The Agency has no
plans to remove housing from the Project Area as part of a redevelopment project and is not anticipated to
incur a replacement housing obligation during the five-year Implementation Plan period. However, if the
Agency were to incur a replacement housing obligation, the Agency will meet all CRL requirements
including the preparation of a specific replacement housing plan prior to removal of such units.
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Redevelopment Agency Community Meeting on the Amended and Restated Plan
West Conference Room
October 3, 2005, 6:00PM

Summary Notes

Attendance Joseph Nadalet; Dennis and Linda Moreno; Celia Naranjo; Manuel Moreno; Lindi
Henell; Fidel Rios; Justin Welsh; Ron Ritucci; Ray Johnson.

City Staff: Brice McQueen, Redevelopment Manager

Brice McQueen, Redevelopment Manager, provided background information on the
Redevelopment Agency, its evolution and its redevelopment plan. He also summarized the
proposed plan amendment to restate the Redevelopment Plan to conform to current
redevelopment law and to increase the limit on the total amount of tax increment that the
Agency may receive over the term of the Plan. He noted that the Planning Commission will
review the proposed amendment on October 10, 2005 for its report on General Plan
Conformance and its recommendation to the City Council and the Redevelopment Agency
regarding approval of the amendment. He also indicated that the City Council and
Redevelopment Agency will consider approval of the Plan Amendment at a joint public
hearing on October 25, 2005.

The public expressed the following items:

1. If you only invest in the downtown area do you still receive Tax Increment generated
in other areas within the redevelopment plan area?

Staff explained that the Agency would receive the benefit of increased property value
from surrounding properties in the project area. When Agencies make improvements to
areas within the project area that are deteriorated, and property values rise, the rise in
property values will result in an increase in the Tax Increment that is generated for the
project area. The intent is to stimulate private investment of surrounding properties
through the original investment.

2.  Is this the only project area in the City?
Staff stated that Sunnyvale’s Redevelopment Agency has only one project area.

3. Dose the Amendment require a vote of the people?
Staff explained that the amendment does not require a vote of the people; but that the
Sunnyvale City Council will review this amendment at a Joint Public Hearing of the
Council/Agency on October 25, 2005.

4. If the Council/Agency says no to the Amendment what will happen to the parking
structure and the mall?

Staff indicated that the parking structure, which is owned by the Agency, was closed
because of structural problems, and that demolition of the structure was needed
regardless. If the Amendment is not approved, and the CAP is not increased, the
redevelopment of the blighted Town Center Mall may be in jeopardy.
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5. What is the current debt to the Agency?
Staff stated that the Agency’s debt is around $48 million.

6. What is the new cap that you are proposing?
Staff explained that $600 million is the proposed new cap and that it is important that the
cap is set high enough to allow for the Plan to run through the end of the term.

7. What is the Agency collecting the money to spend on?
Staff indicated that the additional Tax Increment will be used to pay costs associated with
the redevelopment of the Town Center Mall, primarily to replace the now closed public
structure, and to satisfy the Agency’s deficit in the set aside fund for affordable housing
and to pay for administrative expenses and existing Agency debt.

8. What is the dollar amount going back to the Mall development?
Staff stated that there is a limit of $4,000,050 per year once the development is
completed. The developer could share 50% of any additional increment over that limit
depending on how much the project itself generates through the term of the agreement.

9. What makes up the Agency debt?
Staff responded that the Agency debt obligations are the outstanding loans to the City
General Fund and bonded indebtedness.

10. Typically developers will develop a public street and deed it to the City. In this case
why is the City paying for the improvements?

Staff indicated that this is a different situation because the closed parking structure is an
Agency-owned structure and that the Tax Increment that the development generates will
be used to pay for the replacement of the structure.

11. Will the city own the new parking garage?
Staff discussed how the public streets and parking garage will be deeded back to the City
upon completion of the project.

12. What are the options the City has on the October 25, 2005 meeting?
Staff explained that the City has approved the new mall owner’s plans to go forward with
redevelopment of the property and that the redevelopment of the mall is conditional on
Agency assistance for the public parking and other public improvements.

13. What happens if the City Council says no to raising the cap?
Staff discussed that the mall may not be developed in a manner that would be most
desirable if the cap is not increased, and most likely a big box retail center would be the
outcome if there is no Agency assistance.
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14. How will this amendment to increase the Tax Increment cap impact my property?
Staff stated that there will be no change to the property tax other than the normal annual
assessed increase, which is restricted by Proposition 13. However, the Amendment,
which will allow for the redevelopment of the Mall, will ultimately increase the property
value of the mall property and the surrounding properties will benefit from increase
property value as well.

15. Why is the developer receiving more money than it would take to build a parking
garage?

Staff discussed that the developer is paying for the construction cost upfront and will be
paid back through the sharing of the Tax Increment generated by the project annually
through the end of the agreement.

16. If the CAP is raised, will the Mall project be the main project generating tax increment
towards the cap limit?

Staff indicated that the mall project is a major project and very significant to the
Redevelopment Project area and would add approximately $400,000,000 in assessed
value to the tax base.

17. Will raising the cap affect anybody applying for a use permit?
Staff stated that raising the cap will not affect the zoning of the property or the land use
designation in the General Plan.

18. When did you know that the cap needed to be raised?
Staff stated that the unanticipated changes in circumstances that have recently occurred
primary related to the Town Center Mall triggered the need for the increased Tax
Increment cap.

19. If the assessment of the Mall goes up over the years will the Agency’s assistance go
up?

Staff discussed that the assistance needed by the developer is caped at $4,000,050, and
that the Agency will share 50% of the tax increment that the project generates over the
$4,000,050 figure.

20. Is the City Council vote the only vote necessary for approval of the amendment? Does
the County have to approve the amendment?

Staff indicated that the City Council approves the plan amendment. The County was
notified along with the rest of the taxing entities for Sunnyvale by certified mail of the
proposed amendment. Staff added that the County or any one else does have the ability
to review and challenge the Findings necessary to approve the Plan amendment. The
Findings are included in the Plan Amendment Report. The public can file a challenge to
the decision within 30 days of the City Council action.
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21. How is the school district affected?
Staff discussed that Sunnyvale schools districts within the project area will continue to
receive property taxes on the assessed value of the property area at the time the
redevelopment plan was adopted. Additionally the school districts will share in a
percentage of the increase in property tax revenues resulting from the redevelopment
activities above the original Tax Increment cap if the cap is increased. Staff also
discussed that school funding formulas set under state law require the state to backfill
property tax revenue that is sent to the redevelopment agency to repay debt.

22. Can the county raise property taxes because of this amendment?
Staff stated that Proposition 13 regulates the amount of taxes that the County can raise
property tax, which is approximately 2% annually.

23. Are you assuming that none of this development will happen without the
Redevelopment Agency?

Staff acknowledged that Agency’s assistance is needed for the proposed redevelopment
of the mall.

24. Is it inevitable that the cap needs to be raised?
Staff affirmed that the cap needs to be raised in order to make it through the end of the
term of the Plan.

25. Have you met with the County on this Plan Amendment?
Staff stated that the County has set a meeting with the City Manager for October 21, 2005
to discuss the amendment.

26. Are there any other changes that the agency will be making?
Staff indicated that other than restating the plan to update it to conform to current
redevelopment law, and increasing the cap there are no changes to the Plan.

27. Are there any policies on how the tax increment is spent?
Staff discussed how the Tax Increment is used and that at this time it is being used to pay
down the pre-existing debt. In the future the Agency will be developing Low and Moderate
income housing with 20% of the tax increment that will be devoted entirely to the
development of housing.

28. Is the agency getting into the same situation as it did before? What happens if the
developer goes bankrupt again?

Staff stated that it is not the same situation as before in that the Agency is not building the
parking. The developer is constructing the improvements for the City and will only share
in the increase in the Tax Increment if the project is built.

29. What is the current amount of increment that is coming in at this time?
Staff stated that approximately $3 million in Tax Increment is being received by the
Agency each year.
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30. Is the $3 million in Tax Increment a year enough to pay off the current debt?
Staff discussed that it is not anticipated with the current development that the debt will be
paid off by the end of the Plan, and that the amount of debt at the end of the Plan will be
determined only by the amount of development that occurs in the project area.

31. Could the Cap limit be reduced?
Staff indicated that the main concern is that the cap be set high enough so that the
Agency can make it through the end of the Plan.

Meeting was adjourned at 7:00PM
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